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INTRODUCTION 
 
On August 4, 2011, the Planning Commission conducted a public hearing on the 
application submitted by the Newport Beach Country Club, Inc. to redevelop the existing 
golf clubhouse and parking lot. During the hearing, the Commission expressed general 
acceptance of the project; however, many issues remained unresolved. The 
Commission directed staff and the applicant to address conflicting elements with the 
Gold Realty Fund application. The primary issues were the architectural design of the 
proposed clubhouse building, parking lot design, landscape plans, frontage road 
easement, and size and use of the banquet facility. The Planning Commission also 
directed staff to further refine the alternative Planned Community Development Plan 
(PCDP) and supported Site Development Review (SDR) process as proposed by staff 
in the alternative PCDC. 
 
RECOMMENDATION 
 
1. Conduct a public hearing and direct staff to prepare a resolution recommending 

the following: 
 

a) Approval of the Mitigated Negative Declaration, 

b) Approval of General Plan Amendment, Development Agreement, Limited 
Term Permit, and  

c) Adoption of an amendment to Planned Community Development Plan No. 
PC2005-002 (staff’s alternative PCDP) reflecting the increase in intensity 
for the larger golf clubhouse,  

d) Approval of Site Development Review application as proposed by the 
applicant, and 
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2. Continue the hearing to November 3, 2011, for the adoption of the resolution. 
 
DISCUSSION 
 
Subsequent to the August 4, 2011 Planning Commission, staff met with both applicants 
on several occasions to address the comments from the Planning Commission and to 
resolve conflicting aspects of the applications. Each applicant has remained steadfast in 
their respective architectural styles, size of the golf clubhouse, and design of the parking 
lot. Because of these unresolved differences, a blended or unified site plan as it relates 
to the golf clubhouse and parking lot is not available. The applicant has submitted plans 
for an SDR application (Attachment PC1) as provided in the alternative draft PCDP 
including a site comparison cross-sections as requested by the Planning Commission. 
The applicant has modified the location of the porte-cochere to increase the separation 
between it and the bungalows proposed by Golf Realty Fund and specific revisions to 
the plans project are highlighted below. 
 
Issues from the Prior Meeting 
 

1. Entry Drive 
 
Comment:  The entry drive should be designed to unify the entire project and enhance 
the design to look like the entrance to a high quality resort facility. 
 
The entry drive has been enhanced with a landscaped median, sidewalks on both sides 
and an additional landscaping between the sidewalks and the proposed access road. 
The revised design presents a more upscale aesthetic appearance and includes large 
trees. In addition, the entry has been widened to better align with Irvine Terrace on the 
south side of East Coast Highway. Please see Sheets A-2C, A-2D, A-2E, L-1.1, L-1.2, 
and L-2.1 of the submitted plans. 
 

2. Porte-cochere 
 
Comment:  Redesign/relocate the porte-cochere to provide more separation to the 
Tennis Club facility. 
 
The porte-cochere has been redesigned and reoriented on a circular driveway, thereby 
reducing the number of turning movements required of vehicles accessing the golf 
clubhouse and parking lot. The distance to the Golf Realty Fund proposed bungalows 
has been increased from 128 to 165 feet. By shifting the porte-cochere, the distance 
from the corner of the bag drop-off of the clubhouse to the nearest adjacent proposed 
development on the Tennis Club site (the bungalows) is now 95 feet. Please see Sheets 
A-2C, A-2C-PO, A-2D, A-2D-PO, A-2E, A-3, A-7, and A-8 of the submitted plans. 
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3. Frontage Road Easement 
 

Comment:  The frontage road easement should be eliminated. 
 
The applicant has submitted two (2) alternative plans showing the proposed 
development both with and without the frontage road easement along East Coast 
Highway.  The applicant’s preferred alternative is to eliminate the easement; however, 
the applicant has no control over the existence of frontage road easement.  
 
Golf Realty Fund, the land owner, has submitted documentation showing the 
termination of the frontage road easement. Elliot Feuerstein, co-owner of the Golf Club 
and Tennis Club sites and also land owner of the adjacent Armstrong Nursery property 
(beneficiary of the easement) disputes the termination of the easement and supports 
the frontage road easement remaining to serve the Armstrong Nursery property. 
 
The ongoing dispute over the existence of the easement is a private matter. The 
easement appears to be terminated; however, if the easement and driveway are 
maintained, the applicant would provide only five (5) feet of landscaping to screen the 
driveway to the Armstrong Nursery property. In this instance, the applicant proposes 10 
feet of landscaping along the north side of the easement to enhance screening of the 
golf clubhouse parking lot. The combination of these two landscape areas should 
adequately screen the driveway and parking lot. Please see Sheet A-2E of the 
submitted plans. 
 

4. Buffer the proposed parking lot from the Golf Realty bungalows and the design of 
the parking lot 

 
Comment:  Provide landscaping to enhance the view from the proposed hotel units 
(bungalows) located on the Tennis Club site; and orient the parking lot in the direction of 
the guests’ destination. 
 
An open landscaped area of 165 feet wide will be provided between the porte-cochere 
and the nearest adjacent proposed development on the Tennis Club site (the 
bungalows). The elevation of the bungalows is approximately 10 feet higher than the 
applicant’s proposed golf clubhouse parking lot so the view to East Coast Highway will 
be over the parking lot and parked vehicles. Also, under the preferred site plan without 
the frontage easement, the landscape buffer between the street and parking lot is 
increased to 20 feet from the back of the sidewalk to the parking area.  The hedge and 
six-foot high wrought-iron fence design has been replaced with a low landscaped berm 
and wrought iron fence to reduce the site from being “walled-off”. Please see Sheets A-
2C, A-10, A-15, and L-1.1 of the submitted plans. These changes should provide 
improved aesthetics, views and open spaces for the NBCC, future guests at the Golf 
Realty proposed bungalows (if approved) and the public as they travel past the project 
site. 
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With regard to the parking lot design, the applicant prefers the proposed parking lot 
design where the main parking lot is lower than the clubhouse building pad. The parking 
lot elevation is very close to the elevation of the existing parking lot. The parking lot is 
designed to avoid club members from needing to walk between parked vehicles to 
access the clubhouse. It is the applicant’s belief that the proposed parking lot is more 
efficient for use by the Toshiba Classic golf tournament. Golf Realty does not believe 
the change in grade between the parking lot and clubhouse is appropriate given that 
users would need to use stairs. Please see Sheet A-10 of the submitted plans. 
 

5. Signage/Corner Open Space at the Entry Drive 
 
Comment:  Enlarge the open space at the entry drive corner where existing and 
proposed signage is located. 
 
The revised plans (with and without front road easement) provides a large, landscaped 
corner with a lower monument sign, which has been reduced from 10 feet to 7 feet in 
height. The overall size of the monument sign has also been reduced from 180 to 155 
square feet. Signage will be consistent with the Planned Community design standards 
for height and width. Please see Sheets A-2E, L-1.1, and L-1.2 of the submitted plans. 
 

6. Landscaping/Fencing 
 
Comment:  Hedge/fencing blocks view of the golf course from East Coast Highway 
 
The 6-foot high hedge has been removed and will be replaced with a 3-foot landscaped 
berm. The fence pilasters have been removed and an open wrought-iron fence of 
maximum six (6) feet in height will be constructed allowing improved visibility of the 
project site from East Coast Highway as compared to the prior design. Please see 
Sheets A-15 and L-1.1 of the submitted plans. 
 

7. Building Height 
 
Comment:  Compare proposed building heights to existing. 
 
The proposed clubhouse will be located at approximately the same finished floor 
elevation as the existing clubhouse. The building pad has been lowered by one foot 
from the prior design which will reduce the total amount of grading by 5,000 cubic yards. 
Please see Sheet A-10 of the submitted plans. The chart below provides a comparison 
of building height: 
 

 Existing NBCC, Inc. Golf Realty Fund 

Height at Peak1 22 feet  50 feet, 9 inches 53 feet, 6 inches 

Distance from Coast Hwy 344 feet 300 feet 424 feet 

Building Width2 262 feet 378 feet 265 feet 
1 
As measured from the lowest existing grade 

2 
Width is measured parallel to East Coast Highway  
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8. Size and Use of Banquet Facility 
 
Comment: Provide clarification of the size and use of the banquet facility allowing it to 
be used by the public. 
 
The proposed banquet room accommodates up to 250 seats, which is 30 seats more 
than the clubhouse proposed by Golf Realty Fund. The current banquet facility 
accommodates up to 130 seats, and according to the applicant, it is inadequate and 
does not support current uses. The applicant indicates that the size proposed is similar 
to other clubs including the Sea Cliff golf clubhouse in Huntington Beach. This can be 
contrasted with nearby banquet facilities within Newport Center and the surrounding 
area. The banquet room at the Marriott Newport Center can accommodate 636 seats 
and the Island Hotel can accommodate approximately 400. Please Sheet A-4 of the 
submitted plans. 
 
The attorney for the Golf Realty Fund contends that the Park and Recreation (PR) 
category of the General Plan would not allow public use (e.g. renting the banquet facility 
to the general public) of the golf clubhouse as it would constitute a commercial use 
inconsistent with PR designation. The PR designation applies to land proposed or used 
for active public or private recreational use. Permitted uses include parks (both active 
and passive), golf courses, marina support facilities, aquatic facilities, tennis clubs and 
courts, private recreation, and similar facilities. Assembly/meeting facilities, including 
banquet/assembly uses are typically accessory activities at both public and private golf 
courses. Staff believes that these accessory commercial activities are allowed by the 
General Plan provided they remain subordinate to the operation of the golf club and golf 
course. 
 

9. Architectural Design for the Golf Clubhouse 
 
Comment: Reconsider an architectural alternative to the Americana Prairie design 
 
The applicant prefers the Prairie Style of architecture for the proposed clubhouse for the 
following reasons: the proposed architectural style lends itself to the natural setting of a 
golf course and provides the ambience to promote a world class venue befitting the 
status of the Newport Beach Country Club. Additionally, the Prairie Style of architecture 
is described as having clean lines and strong presence as exhibited by the plans. The 
philosophy stresses purity of design and artistry in execution. Natural materials are 
preferred and moving from outdoor to indoor spaces becomes a seamless transition. 
Other distinctive elements include strong horizontally-oriented facades and open, 
flowing interior space rather than smaller rooms. Ribbons of windows with well-defined 
vertical detailing add to the horizontal orientation. The abundance of windows also 
creates a more open, natural presence allowing natural light and maximizing views of 
the surrounding open space. Please see Sheets A-7 and A-8 of the submitted plans.  
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Alternative Planned Community Development Plan 
 
The attached alternative Planned Community Development Plan (PCDP) is the same 
draft text recommended for approval with the Golf Realty Fund application. The draft 
PCDP has been further refined from the prior draft with input from the applicant 
(Attachment PC2). It provides necessary use and development regulations to 
accommodate the applicant’s project and it does not stipulate a specific architectural 
theme. If the Planning Commission finds the applicants project acceptable, the intensity 
limit for the golf clubhouse would be changed from 35,000 to 56,000 gross square feet. 
 
Site Development Review Application 
 
The revised plans illustrate the proposed development in detail and include further 
changes/modifications to the original application. The submitted application also 
includes revised site plans, detailed cross-sections, and revised landscaping plans that 
illustrate changes to the location of the porte-cochere thereby providing better vehicle 
turning movements and increasing the separation between the proposed clubhouse and 
the bungalows proposed by Golf Realty Fund. The plan also includes an enhanced 
entry drive with additional landscaping, improved signage, and improved views of the 
golf club from East Coast Highway due to the change in the proposed perimeter fence 
and additional landscaping.  
 
Staff believes that the facts in support of findings for approval can be made should the 
Planning Commission determine that the proposed Site Development Plan is 
acceptable. In that case, staff will return with a resolution for approval with conditions of 
approval. 
 
Development Agreement 
 
The draft development agreement and a discussion of its contents are provided in a 
separate report. 
 
Mitigated Negative Declaration 
 
The Planning Commission provided comments to the draft Mitigated Negative 
Declaration pertaining to the aesthetic impacts of the proposed clubhouse’s porte-
cochere, parking demand analysis prepared by Kimley-Horn Consultant, land use 
impacts of the applicant’s project together with the future development proposed on the 
Tennis Club site, the proposed Planned Community Development Plan, and impacts of 
importing 40,000 cubic yards of earth materials to the subject site. Responses to these 
comments have been prepared and are attached to this report (Attachment PC3). Staff 
believes that the environmental analysis is adequate and that the project’s potential 
impacts can be mitigated to a less than significant level. 
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1.0 INTRODUCTION AND PURPOSE 
___________________________________ 

 
The Newport Beach Country Club Planned Community District (the PCD) is composed 
of the Tennis Club and the Golf Club facilities, totaling approximately 145 acres.  The 
PCD has been developed in accordance with the Newport Beach General Plan and is 
consistent with the Local Coastal Land Use Plan.  
 
The purpose of this PCD is to provide for the classification and development of 
coordinated, cohesive, comprehensive planning project with limited mixed uses, 
including the private Tennis and Golf Clubs, 27 short-term rental units called the 
Bungalows with a spa/fitness area, and 5 semi-custom single-unit residential dwellings 
called the Villas. 
 
Whenever the regulations contained in the PCD Regulations conflict with the regulations 
of the Newport Beach Municipal Code, the regulations contained in the PCD 
Regulations shall take precedence. The Newport Beach Municipal Code shall regulate 
all development within the PCD when such regulations are not provided within the PCD 
Regulations. 
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2.0 GENERAL CONDITIONS AND REGULATIONS 
___________________________________ 

 
1. Alcoholic Beverage Consumption 
 
The consumption of alcoholic beverages within the PCD shall be in compliance with the 
State of California Department of Alcoholic Beverage Control and the Newport Beach 
Municipal Code. A use permit shall be required if the establishment operates past 11:00 
p.m. any day of the week and a minor use permit shall be required if the establishment 
operates until 11:00 p.m. any day of the week. 
 
2. Amplified Music 
 
All amplified music played after 7:00 10:00 p.m. within the PCD shall be confined within 
the interior of a building unless a Special Events Permit is obtained. 

 
3. Archaeological/Paleontological Resources 
 
Development of the site is subject to the provisions of City Council Policies K-5 and K-6 
regarding archaeological and paleontological resources. 
 
4. Architectural Design 
 
All development shall be designed with high quality architectural standards and shall be 
compatible with the surrounding uses. The development shall should be well-designed 
with coordinated, cohesive architecture and planned, exhibiting athe highest level of 
architectural and landscape quality in keeping with the PCD’s prominent location in the 
Newport Center Planning Area. Massing offsets, variation of roof lines, varied textures, 
openings, recesses, and design accents on all building elevations shall be provided to 
enhance the architectural style. Architectural treatments for all ancillary facilities (i.e. 
storage, truck loading and unloading, and trash enclosures) shall be provided. 
 
5. Building Codes 
 
Construction shall comply with applicable provisions of the California Building Code and 
the various other mechanical, electrical and plumbing codes related thereto as adopted 
by the Newport Beach Municipal Code. 
 
6. Exterior Storage Areas 
 
There shall be no exterior storage areas permitted with the exception of the 
greenskeeper/maintenance area which shall be enclosed by a minimum six foot 
plastered block wall. 
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7. Flood Protection 
 
Development of the subject property will be undertaken in accordance with the flood 
protection policies of the City. 
 

8. Grading and Erosion Control 
 
Grading and erosion control measures shall be carried out in accordance with the 
provisions of the Newport Beach Excavation and Grading Code and shall be subject to 
permits issued by the Community Development Department. 
 
9. Gross Floor Area 
 
Gross floor area shall be defined as the total area of a building including the 
surrounding exterior walls. 
 
10. Height and Grade 
 
The height of any structure within the PCD shall not exceed fifty (50) feet, unless 
otherwise specified.  The height of a structure shall be determined and measured in 
accordance with the Grade Establishment and Height Limits and Exceptions Sections of 
the Newport Beach Municipal Code, and any amendments shall be subject to the review 
and approval of the Community Development Director 
 
11. Landscaping/Irrigation 
 
Landscaping and irrigation shall be provided in all areas not devoted to structures, 
parking lots, and driveways, walkways, and tennis courts to enhance the appearance of 
the development, reduce heat and glare, control soil erosion, conserve water, screen 
adjacent land uses, and preserve the integrity of PCD.  Landscaping and irrigation shall 
consist of a combination of trees, shrubs, groundcover and hardscape improvements. 
Landscaping shall be prepared in accordance with the Landscaping Standards and 

Water-Efficient Landscaping Sections of the Newport Beach Municipal Code and 
installed in accordance with the approved landscape plans prepared by a licensed 
landscape architect. 
 
12. Lighting – Outdoor 
 
All new outdoor lighting shall be designed, shielded, aimed, located and maintained to 
shield adjacent uses/properties and to not produce glare onto adjacent uses/properties. 
Lighting plans shall be prepared in compliance with the Outdoor Lighting Section of the 

Newport Beach Municipal Code and shall be prepared by a licensed electrical 
engineer. All lighting and lighting fixtures that are provided shall be maintained in 
accordance with the approved lighting plans. 
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13. Lighting – Parking Lots & Walkways 
 
All lighting and lighting fixtures that are provided shall be maintained in accordance with 
the approved lighting plans. Light standards within parking lots shall be the minimum 
height required to effectively illuminate the parking area and eliminate spillover of light 
and glare onto adjoining uses/properties and roadways.  
 
Parking lots and walkways accessing buildings shall be illuminated with a minimum of 
0.5 foot-candle average on the driving or walking surface during the hours of operation 
and one hour thereafter. Lighting plans shall be prepared in compliance with the 
Outdoor Lighting Section of the Newport Beach Municipal Code and shall be prepared 
by a licensed electrical engineer.  
 
If the applicant wishes to deviate from this lighting standard, a lighting plan may be 
prepared by the applicant and submitted to the Community Development Director for 
review and approval. 
 
14. Loading Areas for Non-Residential Uses 
 
All loading and unloading of goods delivery shall be performed onsite.  Loading 
platforms and areas shall be screened from public view. 
 
15. Parking Areas 
 
Parking spaces, driveways, maneuvering aisles, turnaround areas, and landscaping 
areas of the parking lots shall be kept free of dust, graffiti, and litter. All components of 
the parking areas including striping, paving, wheel stops, walls, and light standards of 
the parking lots shall be permanently maintained in good working condition. Access, 
location, parking space and lot dimensions, and parking lot improvements shall be in 
compliance with the Development Standards for Parking Areas Section of the Newport 
Beach Municipal Code. 
 
16. Property Owner Approval 
 
Written property owner approval shall be required for the submittal of any site 
development review application and/or prior to grading and/or building permit issuance. 
 
17. Outdoor Paging 
 
Outdoor paging shall be permitted at the Golf Club to call individuals to the tees and at 
the Tennis Club to call points during tennis tournaments. 
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18. Sewage Disposal 
 
Sewage disposal service facilities for the PCD will be provided by Orange County 
Sanitation District No. 5 and shall be subject to applicable regulations, permits and fees 
as prescribed by the Sanitation District. 
 
19. Screening of Mechanical Equipments 
 
All new mechanical appurtenances (e.g., air conditioning, heating, ventilation ducts and 
exhaust vents, swimming pool and spa pumps and filters, transformers, utility vaults and 
emergency power generators) shall be screened from public view and adjacent land 
uses.  The enclosure design shall be approved by the Community Development 
Department.  All rooftop equipment (other than vents, wind turbines, etc.) shall be 
architecturally treated or screened from off-site views in a manner compatible with the 
building materials prior to final building permit clearance for each new or remodeled 
building.  The mechanical appurtenances shall be subject to sound rating in accordance 
with the Exterior Noise Standards Section of the Newport Beach Municipal Code. 
Rooftop screening and enclosures shall be subject to the applicable height limit. 
 
20. Screening of the Villas from Tennis Courts  
 
Adequate buffering between the Villas and tennis courts shall be provided and subject 
to the Site Development Review process. The exterior perimeter of the tennis courts 
facing Granville Condominiums, Granville Drive, and the Tennis Clubhouse parking lot 
shall be screened by a minimum ten-foot high chain link fence covered by a wind 
screen. Wind screen shall be maintained in good condition at all time. 
 
21. Screening of the Villas’ Pool/Spa Equipment  
 
All pool and/or spa equipment shall be enclosed by a minimum five-foot high block wall 
plastered or otherwise textured to match the building. 
 
22. Special Events 
 
Temporary special community events, such as PGA Senior Classic golf tournaments, 
Team Tennis, Davis Cup Matches, and other similar events, are permitted in the PCD, 
and are subject to the Special Events Chapter of the Newport Beach Municipal Code. 
Temporary exterior storage associated with approved special events may be permitted 
provided it is appropriately screened and regulated with an approved Special Event 
Permit. 
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23. Temporary Structures and Uses 
 
Temporary structures and uses, including modular buildings for construction-related 
activities are permitted. 
 
24. Trash Container Storage for Residential Dwellings 
 
Trash container storage shall be out of view from public places, and may not be located 
in the required parking areas. If trash container storage areas cannot be located out of 
public view, they shall be screened from public view. Screening shall consist of fences, 
walls, and landscaping to a height at least 6 inches above the tops of the containers. 
 
245. Trash Enclosures for Non-Residential Uses 
 
All trash enclosures for non-residential uses shall be provided and in accordance with 
the Solid Waste and Recyclable Materials Storage of the Newport Beach Municipal 
Code. 
 
256. Tennis Club Site Phasing Plan 
 
The phasing plan for the tennis club site which is consistsed of the tennis club, villas 
and bungalows shall be subject to a site development review process. 
 
27. Water Service 
 
Water service to the PCD will be provided by the City of Newport Beach and will be 
subject to applicable regulations, permits and fees as prescribed by the City. 
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3.0 LAND USE AND DEVELOPMENT REGULATIONS 
 ________________________________________ 
 
3.1 Golf Club  
 
 Refer to Exhibit B - Conceptual Master Site Plan for the general location and 

placement of the golf course and clubhouse. 
  

A. Golf Course  
 
 An 18-hole championship golf course and related practice facilities (i.e. putting 

green, driving range, snack bar, starter shack, restroom facilities, etc.). 
 

B. Golf Clubhouse and Ancillary Uses 
 

1. Building Area 
  

The maximum allowable gross floor area for a golf clubhouse building 
shall be 56,00035,000 square feet, exclusive of any enclosed golf cart 
storage areas ramp and washing area. The cart barn greenskeeper, 
/maintenance buildings, and snack bar, separate golf course restroom 
facilities, and starter shack, located at the golf course and similar ancillary 
buildings are exempt from this development limit. 

 
2. Building Height 

 
The maximum allowable building height for the Golf Clubhouse shall be 50 
feet for pitched roof and 45 feet for flat roof design, and shall be measured 
in accordance with the Height Limits and Exceptions Section of the 
Newport Beach Municipal Code. 

 
3. Permitted Ancillary Uses 
 
The following ancillary uses are allowed: 

 

 Golf shop 

 Administrative Offices 

 Dining, assembly, and event facilitiesareas 

 Kitchen & Bar areas 

 Banquet Rooms 

 Men and Women’s Card Rooms 

 Health and fitness facility 

 Restroom and Locker facilities 

 Cart and Golf cClub storage areas 

 Employee lounge/lunch areas 
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 Meeting rooms 

 Golf Cart Parking Storage and Washing Area 

 Separate Snack Bar 

 Separate Starter Shack 

 Separate Golf Course Restrooms 

 Hand Carwash Area 

 Golf Course Greenskeeper Maintenance Facility 

 Temporary Construction Facilities 

 Guard House 

 Others (subject to an approval of the Community Development 
Director) 

 
4. Parking  
 
Parking for the Golf Course and Golf Clubhouse shall be in accordance 
with following parking ratios (source: from Table 2 of the Circulation and 
Parking Evaluation by Kimley-Horn and Associates, Inc., September 2009 
for Newport Beach Country Club – Clubhouse Improvement Project): 
 
Golf Course: 8 spaces per hole 
 
Golf Clubhouse: 
 Dining, assembly & meeting rooms: 1 per 3 seats or 1 per 35 

square feet 
 Administrative Office: 4 per 1,000 square feet 
 Pro Shop: 4 per 1,000 square feet 
 Maintenance Facility: 2 per 1,000 square feet 
 Health and Fitness Facility: 4 per 1,000 square feet 
 
5. Fencing 
 
Golf Course permiter fencing shall be wrought-iron with a maximum 
permitted height of six (6) feet. 

 
3.2 Tennis Club  
 
 Refer to Exhibit B - Conceptual Master Site Plan for the general location and 

placement of the tennis courts and clubhouse. 
 

A. The Tennis Courts 
 

1. Number of courts 
 

The maximum allowable tennis courts shall be seven lighted tennis courts 
(six lighted championship courts and one stadium-center court). 
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B. Tennis Clubhouse and Ancillary Uses 

 
1. Building Area 
 
The maximum allowable gross floor area for the Tennis Clubhouse shall 
be 3,725 square feet.  
 
2. Building Height 
 
The maximum allowable building height for the Tennis Clubhouse shall be 
30 feet for sloped roof and 25 feet for flat roof design, and shall be 
measured in accordance with the Height Limits and Exceptions Section of 
the Newport Beach Municipal Code. 
 
3. Permitted Ancillary Uses 
 
The following ancillary uses are allowed: 
 

 Tennis Shop 

 Administrative Offices  

 Concessions 

 Restroom and Locker facilities 

 Storage areas 

 Spectator seating 

 Others (subject to an approval of the Community Development 
Director) 

 
4. Parking 
 
Parking for the Tennis Clubhouse and Courts shall be a minimum of 28 
parking spaces. 
 

3.3. The Villas  
 
 Refer to Exhibit B - Conceptual Master Site Plan for the general location and 

placement of the villas. 
 

1. Number of Units 
 
The maximum allowable number of single-family residential units shall be five (5) 
single-unit residential dwellings. 
 
2. Development Standards 

 
 The following development standards shall apply to the Villas: 
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The Villas Development Standards Table  

Villa 
Designation 

Villa A Villa B Villa C Villa D Villa E 

TTM Lot #1 TTM Lot #2 TTM Lot #3 TTM Lot #4 
TTM Lot 
#5 

Lot Size 5,000 square feet minimum 

Lot Coverage 
(Maximum) 

60% 
maximum 

70% 
65% 55% 40% 55% 

Building Height 
39 feet for sloped roof and 34 feet for flat roof design, measured in 

accordance with the Municipal Code Section 20.30.060 (Height 
Limits and Exceptions) 

Building Side Yard 
Setbacks 

3 feet minimum 

Building Front and 
Rear Yard 
Setbacks 

5 feet minimum 

Enclosed Parking 
Space for Each 
Unit 

2 2 3 3 2 

Open Guest 
Parking Space for 
Each Unit 

One space - could be located on the private driveway – No 
overhang to the private street/cul-de-sac is allowed 

 
3.4. The Bungalows  
 
 Refer to Exhibit B - Conceptual Master Site Plan for the general location and 

placement of the bungalows, concierge and guest center, and spa facility. 
 

1. Number of Units 
 
The maximum allowable number of the Bungalows shall be 27 short-term guest 
rental units to be built in a clustered setting of single and two-story buildings. 
 
2. Permitted Ancillary Uses 
 
The following ancillary uses are allowed: 
 

 Concierge office and guest meeting facility 

 Swimming pool and Jacuzzi 

 Spa facility that includes treatment rooms, fitness areas, and snack bar 
serving drinks, snacks and light breakfast and lunch items  
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2.3. Building Area 
 
The maximum allowable gross floor area for the bungalows shall be 28,300 
square feet with a 2,200 square foot concierge & guest center and a 7,500 
square-foot spa facility. 
 
3.4. Building Height 
 
The maximum allowable building height for the bungalows shall be 31 feet for 
sloped roof and 26 feet for flat roof design, measured in accordance with the 
Height Limits and Exceptions Section of the Newport Beach Municipal Code.  
 
4.5. Building Setbacks 
 
The setback requirement shall be a minimum of 5 feet from any property line. 
 
5.6. Parking 
 
Parking for the bungalows shall be a minimum of 34 parking spaces located in 
proximity to the use. 
 

3.5  Signs 
 
 A.  Sign Allowance 
 

1. One (1) single or double-faced, ground-mounted entrance 
identification sign shall be allowed at or near the vicinity of the 
Newport Beach Country Club’s main entrance (Country Club Drive, 
Irvine Terrace and/or Coast Highway).  Total maximum signage 
area shall not exceed one hundred eighty fifty-five (180155) square 
feet and shall not exceed tenseven (107) feet in height.   

 
2. One (1) single or double-faced, ground-mounted entrance 

identification sign shall be allowed at or near the vicinity of the 
Newport Beach Country Club’s secondary entrance (Granville). 
Total maximum signage area shall not exceed forty (40) seventy-
five (75) square feet and shall not exceed six (6) five (5) feet in 
height. 

 
3. Building identification signs shall be allowed; one for each street 

frontage. If freestanding, this sign type shall not exceed a maximum 
height of six five (65) feet in height. The maximum signage area 
shall not exceed fortyseventy (407) square feet. 

 
4. Vehicular and pedestrian directional signs shall be allowed.  This 

sign type may occur as a single-faced or double-faced sign. The 
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sign shall be sized to allow for proper readability given the number 
of lines of copy, speed of traffic, setback off the road and viewing 
distance.  This sign type shall not exceed a maximum of eight (8) 
six (6) feet in height. 

 
5. One (1) single or double faced, ground-mounted identification sign 

shall be allowed at the entrance road to the Bungalows. Total 
maximum signage area shall not exceed seventy-five (75) square 
feet and shall not exceed five (5) feet in height and fifteen (15) feet 
in length. 

 
 B.  Sign Standards 
 

1.  The design and materials of Aall permanent signs in the Newport 
Beach Country Club Planned Community District that are visible 
from any public right-of-way shall be consistent in accordance with 
Sign Section 3.5, unless otherwise approved by the Community 
Development Director.  

 
2.  All permanent signs shall be subject to a sign permit issued by the 

Community Development Department. 
 
3. All signs shall be subject to the review of the City Traffic Engineer 

to ensure adequate sight distance in accordance with the 
provisions of the Newport Beach Municipal Code. 

 
4. Sign illumination is permitted for all sign types. No sign shall be 

constructed or installed to rotate, gyrate, blink or move, or create 
the illusion of motion, in any fashion. 

 
5. All permanent signs together with the entirety of their supports, 

braces, guys, anchors, attachments and décor shall be properly 
maintained, legible, functional and safe with regards to appearance, 
structural integrity and electrical service. 

 
6. Temporary signs that are visible from any public right-of-way shall 

be allowed up to a maximum of sixty (60) days and subject to a 
temporary sign permit issued by the Community Development 
Department. 

 
7. If the applicant wishes to deviate from the sign standards identified 

herein, a comprehensive sign program may be prepared or a 
modification permit application may be submitted for review and 
consideration by the Zoning Administrator in accordance with the 
applicable provisions of the Newport Beach Municipal Code. 
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4.0 SITE DEVELOPMENT REVIEW 
 ____________________________ 
 
 4.1 Purpose 

 
The purpose of the Site Development Review process is to ensure new 
development proposals within the Newport Beach Country Club Planned 
Community Development are consistent with the goals and policies of the 
General Plan, provisions of this Planned Community Development Plan, the 
Development Agreement and the standards findings set forth below in sub-
section 4.3. 
 
4.2 Application  
 
An approval of sSite dDevelopment rReview application by the Planning 
Commission shall be required for the construction of any new building structure 
prior to the issuance of a grading or building permit or issuance of an approval in 
concept for Coastal Commission. Signs, cart barn, maintenance building, golf 
course’s ancillary structures (i.e. free-standing restroom facilities, snack bar, and 
starter shack), tenant improvements to any existing buildings, kiosks, and 
temporary structures are exempt from the site development review process and 
subject to the applicable City’s permits. The decision of Planning Commission is 
the final, unless appealed in accordance with the Newport Beach Municipal 
Code. 
 
4.3. StandardsFindings 
 
In addition to the general purposes set forth in sub-section 4.1 and in order to carry 
out the purposes of this chapter as established by said section, the Site 
Development Review procedures established by this Section shall be applied 
according to and in compliance with the following standards, when 
applicablefindings:  

1. The development is shall be in compliance with all other provisions of the 
Planned Community District Plan; 

 

2. The Ddevelopment shall be compatible with the character of the 
neighboring uses and surrounding sites and shall not be detrimental to the 
orderly and harmonious development of the surroundings and of the City; 

 

3. The Ddevelopment shall be sited and designed to maximize the aesthetic 
quality of the project as viewed from surrounding roadways and 
properties, with special consideration given to the mass and bulk of 
buildings and the streetscape on Coast Highway; and 
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4. Site plan and layout of buildings, parking areas, pedestrian and vehicular 
access ways, landscaping and other site features shall give proper 
consideration to functional aspects of site development. 

 
4.4. Contents 
 
The Site Development Review application shall include all of the information and 
materials specified by the Community Development Director and any additional 
information review by the Planning Commission in order to conduct a thorough 
review of the project in question. The following plans/exhibits may include, but 
not limited to the following: 
 
1. An aerial map showing the subject property, adjacent properties and 

identifying their uses. 
 
2. Comprehensive elevations and floor plans for new structures with 

coordinated and complimentary architecture, design, materials and colors. 
 
3. A parking and circulation plan showing golf cart and pedestrian paths in 

addition to streets and fire lanes. 
 
4. A comprehensive, cohesive and coordinated preliminary landscape plan. 
 
5. A comprehensive, cohesive and coordinated lighting plan showing type, 

location and color of all exterior lighting fixtures. 
 
6. Comprehensive text and graphics describing the design philosophy for the 

architecture, landscape architecture, material and textures, color palette, 
lighting, and signage. 

 
7. Text describing drainage and water quality mitigation measures. 
 
8. A statement that the proposed new structure is consistent with the goals, 

policies, and actions of the General Plan and Planned Community 
Development Plan. 

 
4.5 Public Hearing –Required Notice 
 
A public hearing shall be held on all site development review applications. Notice 
of such hearing shall be mailed not less than ten (10) days before the hearing 
date, postage prepaid, using addresses from the last equalized assessment roll 
or, alternatively, from such other records as contain more recent addresses, to 
owners of property within a radius of three hundred (300) feet of the exterior 
boundaries of the subject property. It shall be the responsibility of the applicant to 
obtain and provide to the City the names and addresses of owners as required 
by this Section. In addition to the mailed notice, such hearing shall be posted in 
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not less than two (2) conspicuous places on or close to the property at least ten 
(10) days prior to the hearing. 
 
4.56 Expiration and Revocation Site Development Review Approvals 
 
1.  Expiration. Any site development review granted approved in accordance 

with the terms of this planned community development plan shall expire 
within twenty-four (24) months from the effective date of final approval as 
specified in the Time Limits and Extensions Section of the Newport Beach 
Municipal Code by the City of Newport Beach and California Coastal 
Commission. if a building permit has not been issued prior to the 
expiration date and subsequently construction is diligently pursued until 
completion, unless at the time of approval the Planning Commission has 
specified a different period of time or an extension is otherwise granted. 

 
2. Violation of Terms. Any site development review granted approved in 

accordance with the terms of this planned community development plan 
may be revoked if any of the conditions or terms of such site development 
review are violated or if any law or ordinance is violated in connection 
therewith. 

 
3. Public Hearing. The Planning Commission shall hold a public hearing on 

any proposed revocation after giving written notice to the permittee at 
least ten (10) days prior to the hearing, and shall submit its 
recommendations to the City Council. The City Council shall act thereon 
within sixty (60) days after receipt of the recommendation of the Planning 
Commission. 

 
4.67. Fees 
 
The applicant shall pay a fee as established by Resolution of the Newport Beach 
City Council to the City with each application for Site Development Review under 
this planned community development plan. 
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